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RECOMMENDED REVISIONS TO THE CENTRE CITY/PACIFIC HIGHWAY CORRIDOR 
LCP SEGMENT. 


Visual Resources And Special Communities 
(pp 8-9) 


The Pacific Highway Corridor is not considered a special 
community under the Coastal Act definition, since it does not 
serve as a visitor-destination center for recreational purposes. 
However, this area does have more than just local significance. © 
Its relationship to the Centre City, MCRD, San Diego Bay, and San 
Diego International Airport emphasizes the regional significance 
of this portion of the coastal strip. 


Identified Issues concerning visual resources relate to unsightly 
existing development in the coastal strip. This is in regards to 
billboards, and overhead utility lines along the Pacific Highway 
Corridor that contributes to visual clutter and obstruction of 
potential views. The Urban Design Program, Centre City San 
Diego, incorporated herein by reference, shall be used to 
regulate the design of all signs, as well as streetscape and 
building design. Addteronarry; eriterta vequtring tandseape 
catertars to matntein epen bayward views frem eff stte pubtie 
aveas sheutd be devetepeds Phe Centre Etty Bevetopment Pian 
Urban Destgn Guidetines repeatediy address the need fer 
tandseaping as en enkaneement to the gateway quatities ef the 
Peaeifte Highway Corriders New and existing imprevements must be 
eavefuity sited; Phese Centre City Pitan urben destgn guidetines 
gheutad be expanded inte and epptted to the Paetfie Highway 
Gervrider nerth ef bauret Street: 


VYESUAb RESOURCE BEYVBLOPMEN®? GOALS tp 9} 


e A eemprehensive tendseaping pregram sheutd be deveteped for 
the Pactfie Highway; tn order te eesthetteatty enkanee this 
mayer eoastat access corridors Funds fer this aetivity 
sheutd be preeured threugh the ECeastat Ceonservaneys 


e Sten standards sheutd be estabtished that regutate height; 
buik; and design ef sueh signsz Reeftep signs; off-premise 
stens; and bittbeards sheuid not be permitted: Ati extsting 
ex new signs that deo net eonferm te suekh standards sheutd be 
abated within a veasenabte period: 


S Ménéemum tandseaping requirements and speetfie design 
guidetines sheutd be estabtished fer ati new prejyeets= 


e New devetepment and majzer vedeveteopment sheutd previde vesuat 
eorrviders tn areas where. stgnifteant pubite views eoutd 
etherwise be destroyed 
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TRANSPORTATION DEVELOPMENT GOALS (pp. 17-18) 


Special transportation corridor designs should be established 
for Pacific Highway. Such design should consider the 
highway's existing and projected ADT, carrying capacity, 
parking requirements, public transit corridor needs, 
pedestrian access, and landscaping/visual corridor 
restoration needs. 


Washington S' reet's role as a connector to the major freeway 


“system (I-5), and its potential extension for airport access 


should also be established. 


A light rail-MTDB-transit extension to the North City/Coastal 
area, generally along the present rail alignment should be 
pursued, and become totally incorporated into the bacieic 
Highway access corridor. 


All street vacations or closing should be avoided until the 
total transportation corridor design for Pacific Highway is 
achieved. 


Major new development occurring within the coastal zone shall 
be designed to ensure that public access to and alon the 
Shoreline will not be adversely impacted. To this end olic 
guidelines and recommendations contained in the Centre City 
Transportation Action Programs shall be considered in 
proposed revisions to the Transportation Element of the 
Centre City Plan. 
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CENTRE CITY 


/PACIFIC HIGHWAY CORRIDOR 


Supplemental Report 


LOCAL COASTAL PROGRAM 


Following duiy authorized public hearings: 


On March 17, 1981, the City Council adopted the Centre City/Pacific 


Highway Corridor Local Coas 
Resolution No. R-253802 on 
Nocument No. RR-253802. 


tal Program - Supplemental Report by 
file in the office of the City Clerk as 
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INTRODUCTION 


The following report is prepared in order to respond to the 
legislative requirements of the California Coastal Act, and 
specifically the Land Use Phase of the Local Coastal Program 
(LCP). 


This input constitutes a planning overview of a small area of 
the Pacific Highway Corridor not addressed by the adopted Centre 
City Plan but within Coastal Zone boundaries. For the purposes 
of this report, this section will consist of background data, 
existing land use, visual resources, transportation, Marine Corp 
Recruit Depot (MCRD) Master Plan impacts, and zoning. It is the 
City's intent to make the Centre City Development Plan , 
recommendations regarding development policies applicable along 
the Pacific Highway Coastal Zone. 


It should be noted that issues in the Centre City/Pacific 
Highway Corridor planning area cannot be fully resolved without 
consideration of the total land area, which includes both Port 
District and federal land areas. The State Coastal Commission 
would have to make the final determination relative to the 
inter-agency issues between The City of San Diego, the Unified 
Port District, and the Department of the Navy. 
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PACIFIC HIGHWAY CORRIDOR 
(North of Laurel Street - South of Witherby Street) 


BACKGROUND DATA 


The Pacific Highway Corridor is an elongated strip of land 
located northeasterly of the San Diego International Airport - 
Lindbergh Field. The specific planning area is bounded by 
Witherby Street on the northwest, Pacific Highway and the 1918 
Mean-High-Tide line: of San Diego Bay (the "tidelands") on the 
southwest, Laurel Street on the southeast and Interstate 5 on 
the northeast. The area comprises approximately 64 acres and is 


primarily devoted to commercial and industrial uses. 


This strip of land is one of the oldest subdivided areas in the 
City. Prior to construction of Interstate 5, this area was a 
westerly and southwesterly extension of Old Town, Mission Hills, 
and Middletown. In May 1969, the Uptown Community Planning 
Committee voted to exclude the area west of Interstate 5 from 
the Uptown Committee Plan. This action was corroborated by the 
Planning Commission, and thus far this area has remained 
unplanned. (See Pacific Highway Corridor Map). 


A small portion of this area is included within the boundaries 
of the Coastal Zone as shown on the map. In February 1979, the 
California Coastal Commission approved the first phase for the 
Local Coastal Program for this area. The Coastal Commission 
certified the Issues Indentification for the Centre City/Pacific 
Highway Corridor segment of The City of San Diego. This report 
constitutes the second phase (preparation of land use plans) of 
the Local Coastal Program. 


The proposed Centre City/Pacific Highway Corridor segment of The 
City of San Diego includes the near-coastal portion of the 
City's Central Business District, the Pacific Highway Corridor, 
and that portion of the U. S. Marine Corp Recruit Depot above 
the 1918 Mean-High-Tide line. The Marine Corp Recruit Depot 
(MCRD) was not originally proposed by the City to be a part of 
this segment, but was added by the Regional Coastal Commission 
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with the concurrence of the City. The Coastal Commission 


decision does not require that the City produce a Land Use Plan 
for MCRD at this time. However, because of the. regional 
significance of MCRD, certain aspects related to the MCRD Master 
Plan proposals and potential impacts will be addressed in this 
report. Additionally, the MCRD Master Plan as prepared by the 
Federal Governinent will be part of this segment's L.C.P. in 
conjunction with the Centre City Plan and this report. 


The following issues for the Centre City/Pacific Highway 
Corridor were identified by the Coastal Commission. 


re) The provision of physical and visual access through the 
coastal strip to the waterfront. 


re) The retention of lower cost visitor facilities. 
fe) Unsightly existing development in the coastal strip. 


fe) The resolution of the type of transportation facility to be 
developed at the Santa Fe Depot (a designated Historic 
Landmark which the City is negotiating to acquire). 


fe) Coordination between the City and the Port District. 


This Pacific Highway Corridor report is prepared in response to 
these identified issues and will integrate requirements of the 


California Coastal Act of 1976. 
EXISTING LAND USE 


The intention of this section is to evaluate existing conditions 
of the planning area within the Pacific Highway Corridor, relate 
the evaluation to the California Coastal Act policies, and then 
establish planning goals and objectives based on this 
relationship. 


The existing land use within the Coastal Zone boundaries of this 
segment of the Pacific Highway Corridor, constitutes a very 
small area. All potential development and redevelopment areas, 
those of which being only the area lying south of Sassafras 
Street, north of Laurel Street, west of the A.T. and S.F. 
Railroad right-of-way, and east of Pacific Highway have been 
built out. (It should be mentioned that approximately half of 
this area is under Unified Port District jurisdiction). The 
remainder of land area within coastal boundaries in this 
planning area consists of Pacific Highway right-of-way extending 
north to Witherby Street (See Existing Land Use Map and Unified 
Port District Master Plan Land Use Designation Map). 
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Yhe built-up area within the planning area adjacent to the 
coastal area segment consists almost entirely of commercial, 
industrial, and parking lot facilities, all related to the 
airport operations. There is currently a complete absence of 


residential land use in this planning area located within the 
Coastal Zone. It is anticipated that this area will remain 
commercial and industrial in nature in support of airport 
operations for as long as the San Diego Airport maintains its 
present location, and that no effort will be made to introduce 
residential uses at this time. Any development or redevelopment 
of the southern portion of the planning area is expected to 
relate to the character of the existing land use and the 
airport. It should be noted that structures in this area are 
subject to 30' height limitations. 


Although this is a small area for land use evaluation purposes, 
jt should be noted that its relative location (on a major 
*ransit corridor, and adjacent to the airport, Centre City, and 
MCRD) is one of considerable significance, locally and 
regionally. 


LAND USE DEVELOPMENT: GOALS 


° Upgrade the economic base and physical environment of the 
area. 


fa) Promote land uses compatible with the airport and the 
proposed Convention Center activities; particularly those 
supporting visitor-oriented uses. 


fe) Preserve and emphasize public views west and south to the 
waterfront. 


oO Develop land use criteria for the approach zone to the 
airport to conform with airport safety and noise 
requirements, as established by the F.A.A., and the airport 
studies undertaken by the San Diego Association of 
Governments. 


VISUAL RESOURCES AND SPECIAL COMMUNITIES 


The Pacific Highway Corridor is not considered a special 
community under the Coastal Act definition, since it does not 
serve as a visitor-destination center for recreational 
purposes. However, this area does have more than just local 
significance. Its relationship to the Centre City, MCRD, San 
Diego Bay, and San Diego International Airport emphasizes the 
regional significance of this portion of the coastal strip. 


Identified Issues concerning visual resources relate to 
unsightly existing development in the coastal strip. This is in 
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regards to billboards, and overhead utility lines along the 
Pacific Highway Corridor that contribute to visual clutter and 
obstruction of potential views. Additionally, criteria 
requiring landscape materials to maintain open bayward views 
from off-site public areas should be developed. The Centre City 
Development Plan Urban Design Guidelines repeatedly address the 
need for landscaping as an enhancement to the gateway qualities 
of the Pacific Highway Corridor. New and existing improvements 
must be carefully sited. These Centre City Plan urban design 
guidelines should be expanded into and applied to the Pacific 
Highway Corridor north of Laurel Street. 


VISUAL RESOURCE DEVELOPMENT GOALS 


fo) A comprehensive landscaping program should be developed for 
the Pacific Highway, in order to aesthetically enhance this 
major coastal access corridor. Funds for this activity 
should be procured through the Coastal Conservancy. 


fe) Sign standards should be established that regulate height, 
bulk, and design of such signs. Rooftop signs, off-premise 
signs, and billboards should not be permitted. All existing 
or new signs that do not conform to such standards should be 
abated within a reasonable period. 


fe) Minium landscaping requirements and specific design 
guidelines should be established for all new projects. 


fo) New development and major redevelopment should provide 
visual corridors in areas where significant public views 


could otherwise be destroyed. 
MARINE CORP RECRUIT DEPOT MASTER PLAN 


The MCRD Master Plan was prepared by the Federal Government and, 
as previously indicated, is part of the City's L.C.P. segment as 
required by the Coastal Commission Segmentation and Issue 
Identification for approval. In this respect, it should be 
noted that several MCRD Master Plan proposals have potential 
impacts on the Pacific Highway Corridor. It should also be 
noted that the possibility exists that, in the future, MCRD may 
be vacated and converted for nonmilitary use. Previous studies 
by local agencies such as The City of San Diego, San Diego 
County and CPO show that from an economic and civilian planning 
perspective, military training is not the highest and best use 
of the MCRD land. If vacation does occur, depending on the 
future land use, additional impacts will have to be evaluated. 


fe) The MCRD proposal for increased use of Gate 5 will 
necessitate further evaluation of traffic volume projections 
along Pacific Highway and Washington Street. It 1S 
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conceivable that some intersection redesign may be required 
to accommodate increased use. 


fe) Major concerns relative to possible street improvements and 
redesign are expressed regarding costs incurred in the 
implementation of any proposed modifications. The City is 
of the opinion that if any City street redesigns are 
required, that the costs of these improvements should not be 
at the City's expense. 


fe) The City also recommends that the MCRD Plan include a 
provision to screen, either by landscaping or a solid wall, 
those areas of the facility that are fully exposed to the 
community, especially the maintenance facility along Pacific 
Highway. 


° Another potential impact area, although not addressed in 
the MCRD Plan, concerns the possible Street Vacation of 
Couts, Bandini, Wright, Estudillo, Noell, Sutherland, and 
Clayton streets west of Pacific Highway and within MCRD 
boundaries. The subject rights-of-way were dedicated by 
subdivision in 1874 by the Subdivision of Middletown, Map 
4134-R, at no cost to the City. The proposed street 
vacations are located within the area which has been 
improved as a private roadway accessing two plants operated 


by General Dynamics. The streets are physically 
inaccessible from any other public right-of-way. A chain 


link fence separates this roadway from Pacific Highway. 


At this time, the City recommends retention of this area for 
future use as potential right-of-way expansion of Pacific 


Highway, particularly in conjunction with future light rail 
extensions, landscaping and visual restoration purposes along 
the street, as identified in this report as well as the Centre 


City Plan. 


in summary, The City of San Diego recommends that the MCRD Plan 
reflect and address the following concerns: 


fe) Increased traffic volumes along Pacific Highway and 
Washington Street and possible street redesign as a result 
of Gate 5 industrial use. 


fe) Costs incurred for implementation of plan proposals to be 
funded by the Federal Government. 


fe) Access impacts of increased traffic volumes in the vicinity 


of MCRD (i.e., potential increase in General Dynamics 
personnel). 
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o Provide screening utilizing effective landscaping, solid 
wall or combination thereof for areas, such as the 
maintenance facility along Pacific Highway, that are exposed 
to the rest of the community. 


ZONING 


The existing zoning regulations have done little to guide new 
development in this area. Additionally, MCRD is not subject to 
zoning regulations. The applicable existing patterns for this 
area are "C", and "M-1". These zone classifications were 
established in 1930, and bear little relationship to current 
development concepts and standards. The Commercial and 
Industrial zones permit a wide range of land uses without regard 
for height, buik, parking, or other contemporary developmental 
controls. Existing development in these zones within the 
Coastal area is predominantly auto/visitor oriented (auto 
rentals, etc.) 


It will be necessary to modify the existing zoning development 
control, and achieve cooperation from MCRD in order to achieve 
the basic planning objectives described in both this report and 
the Centre City Plan. In recognition of the mixed land use 
concepts, however, it will also be necessary to maintain 
considerable flexibility in any development regulations which 
substitute for the existing zoning pattern. New land use/zoning 
requirements should acknowledge the airport/transportation 
oriented nature of the uses within the Coastal Zone. These uses 
are not only supportive to the airport, but are also visitor 
serving. Because of their role they should be preserved, 
although proper landscaping, building and signing requirements, 
and other quality development standards will be required, as 
necessary. 
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TRANSPORTATION 


Because of this community's geographic and relative location, 
transportation is of major importance regarding existing and 
future development of the Pacific Highway and the surrounding 
area. Practically all known forms of transportation traverse 
this segment of the planning area daily to reach ultimate 
destinations such as the industrial-commercial section 
(employment destinations) of Pacific Highway, Centre City, 
waterfront recreational areas, San Diego International 
Airport-Lindberg Field, or the Marine Corps Recruit Depot. 
Transportation modes utilizing this area are classified as 
follows: Automobile Transportation (freeways, prime arterials, 
major streets, collector streets), Public Transportation (bus, 
rail), Industry~related Transportation (rail, trucking), and 
Pedestrian/Bicycle/Open Space-related Transportation 
(recreational transit, bicycle, and pedestrian). Consideration 
and evaluation must be given to the existing condition of these 
modes in order to effectively plan for future development or 
redevelopment of this area. 


AUTOMOBILE TRANSPORTATION 
Existing Conditions 


Automobile transportation is a major factor in the Pacific 
Highway area, as evidenced by the fact that a freeway 
(Interstate 5), two prime arterial streets (Harbor Drive, 
Pacific Highway) and a number of major streets (Barnett Avenue, 
Washington Street, Hawthorn Street, Laurel Street and Grape 
Street) act as traffic volume feeders to the major existing land 
uses within or near this planning area. 


Street Capacities 


The existing average daily traffic (ADT) volume of streets 
within a given area may reveal impacts related to access, 
accident-prone intersections, circulation, traffic control, or 
parking. The evaluation of existing ADT data, in conjunction 
with ADT forecasts for the same given area, facilitates planning 
efforts that attempt to eliminate existing or potential adverse 
impacts. 


ADT volumes for 1976 are illustrated in the transportation 
figure in this report. When comparing the ADTs with City of San 
Diego Street Design Standards, it should be noted that segments 


of the two prime arterials (Harbor Drive and Pacific Highway) 
mentioned earlier in this report presently exceed maximum ADTs. 
By 1995 it is expected that not only Harbor Drive and Pacific 
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Highway will exceed street design ADT standards but also Barnett 


Avenue and Laurel Street will carry automobile transportation 
far in excess of their design capacity. 


Accident Rates 


Numerous streets in or near the Pacific Highway Corridor have 
accident rates that exceed the city-wide average (per million 
vehicle miles [MVM], 1979 accident rate data). Laurel Street 
between Pacific Highway and Interstate 5 is experiencing a 
staggering 14.70 accidents MVM. That is more than two times the 
city-wide average (6.93 MVM) for major streets. Additionally, 
segments of Pacific Highway, Harbor Drive, Barnett Street, 
Washington Sticet, Hawthorn Street, and Grape Street, also 
exceed the city-wide average accident rate. The high accident 
rates of these streets may be attributed, in part, to ADT over 
capacity of design standards. 


Parking 


There is a serious parking shortage directly related to the 
industrial/commercial activities adjacent to this area. There 
are no parking meters in this area, and where on-street parking 
is allowed, there is a high occupancy rate. Off-street parking 
areas are currently inadequate for normal work-week demand, and 
future demand will be higher due to proposed expansion of 
General Dynamics employees. 


PUBLIC TRANSPORTATION 


As a major transit corridor and employment center, the Pacific 
Highway is well served by public transportation. Currently, 
there are five bus routes, including 4, 9, 29, 34, and 35 
traversing this area. Connecting destinations, respectively, 
include Clairemont and Lomita Village, Coronado and Pacific 
Beach, Otay Mesa and Pt. Loma, UCSD and La Jolla, and Ocean 
Beach. All of these routes connect with the downtown area, 
also. Most major employers along the Pacific Highway are on or 
near a San Diego Transit route. 


Possibilities exist for future development of a northern 
extension of MTDB's Light Rail Transit System through this area, 
utilizing either AT and SF right-of-way or Pacific Highway 
right-of-way. This would supplement increased future demand on 
the existing transit system. 
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INDUSTRIAL-RELATED TRANSPORTATION 


Due to the industry intensive nature adjacent to this area, 
transportation modes serving the industral uses are often in 
conflict with other community movement systems. A potential 
cause of conflict are the industrial trucks and their use of 
secondary streets throughout the community which also serve 
residents, employees, and smaller community businesses. There 
are pedestrian safety and noise effect issues to consider here. 


The AT and SF railroad also traverses this area and serves 
industrial and military activities. Their main function is to 
transport industrial related cargo, although AMTRAK (public 
transportatior.) aiso shares these tracks. 


BICYCLE TRANSPORTATION 


Non=-motorized forms of transportation including bicycling have 
experienced an increase in popularity recently in response to 
concerns about both personal and environmental health. Even 
though bicycling is both for transportation and recreation, 
bikeways are nevertheless an important part of the circulation 
system. 


Bicyclists are limited, at present, to signed bicycle routes on 
heavily traveled streets. Presently, there are no existing 
bicycle paths or lanes along this segment of the Pacific 
Highway. 


TRANSPORTATION DEVELOPMENT GOALS 


fe) Special transportation corridor designs should be 
established for Pacific Highway. Such design should 
consider the highway's existing and projected ADT, carrying 
capacity, parking requirements, public transit corridor 
needs, pedestrian access, and landscaping/visual corridor 
restoration needs. 


fe) Washington Street's role as a connector to the major 
freeway system (I-5), and its potential extension for 
airport access should also be established. 


fe) A light rail-MTDB-transit extension to the North 


City/Coastal area, generally along the present rail 
alignment should be pursued, and become totally incorporated 


into the Pacific Highway access corridor. 
° All street vacations or closings should be avoided until 


the total transportation corridor design for Pacific Highway 
is achieved. 
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° Transportation terminal locations to be considered in the 
future along this corridor should also consider strongly 
their relationship to the airport and air travel, as well as 
the potential for expanded future water-oriented access. 
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